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REQUEST  FOR  PROPOSALS 

The  Boston  Redevelopment  Authority  is  pleased  to  offer  this 
Request  for  Proposals  (RFP)  soliciting  proposals  to 
redevelop  two  vacant  parcels  of  land  located  within  the 
Hinge  Block  Area  of  the  Midtown  Cultural  District.   All 
responses  to  this  RFP  will  be  evaluated  according  to  the 
criteria  set  forth  in  this  document,  the  Midtown  Cultural 
District  Zoning,  the  Hinge  Block  Zoning,  and  any  other 
subsequent  disposition  documents. 

On  January  12,  1989,  the  Midtown  Cultural  District  Plan  was 
adopted,  as  the  portion  of  the  general  plan  for  the  city 
governing  the  Midtown  Cultural  District.   On  March  6,  1989, 
the  Zoning  Commission  amended  the  code  to  incorporate 
Article  38  which  established  the  Hinge  Block  as  a  Special 
Study  Area.   The  Hinge  Block  Plan  and  Zoning  were  created  to 
regulate  future  growth  in  the  Hinge  Block. 

Future  development  of  the  Hinge  Block  will  be  guided  by 
specific  development  policies  that  accommodate  a  mix  of  uses 
on  the  block,  those  of  hotel,  housing,  and  retail  functions; 
as  well  as  the  provision  of  cultural  facilities,  to  fully 
contribute  to  the  realization  of  the  basic  planning  premise 
of  the  Midtown  Cultural  District  Plan. 
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PROPERTY  DESCRIPTION 

Parcel  Location  and  Size 

The  parcels  are  located  on  opposite  sides  of  LaGrange  Street 
in  the  Hinge  Block  Special  Study  Area  in  the  Midtown 
Cultural  District.   Parcel  3-4901  is  located  at  19-21 
LaGrange  Street,  and  Parcel  3-4917  is  at  24-26  LaGrange 
Street.   The  parcels  are  1,296  square  feet  and  1,249  square 
feet,  respectively. 

Ownership 

Both  parcels  are  BRA  owned. 

Current  Use 

The  Hinge  Block  is  currently  a  blighted,  underutilized  area, 
with  much  vacant  space  devoted  to  outdoor  parking.   Parcel 
3-4917  is  a  vacant  lot,  parcel  3-4901  contains  a  four-story 
vacant  building. 

Zoning 

125'-  155'  Height  /  FAR  8-10  As-Of-Right 

If  proponents  assemble  developable  sites  of  greater  than  one 
acre,  a  planned  development  area  (PDA)  designation  may  be 
obtained  which  would  allow  a  height  of   275'.  Projects 
within  a  PDA  must  comply  with  the  following  Midtown  Cultural 
District  regulations: 

o   Shadow 

o  Streetwall 

o   Floorplate 

o  Ground  Floor  Use 

o   Setbacks 

LaGrange,  Stuart,  Tremont,  and  Washington  Street  above 

street  wall  height  -  10' 

Above  155'  (total  setback  from  wall)  -  15' 

Above  235'  (total  setback  from  wall)  -  15' 

An  amendment  to  Article  38  which  would  establish  Zoning 
Regulations  for  the  Hinge  Block  Plan  is  proposed. 
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4 .    DEVELOPMENT  CONCEPT 

The  small  size  of  the  Hinge  Block  parcels  may  make  their 
development  on  a  stand-alone  basis  difficult.   For  this 
reason,  the  parcels  may  be  developed  in  conjunction  with 
adjoining  property.   By  virtue  of  their  location  within  an 
area  where  Planned  Development  Area  designation  is  allowed, 
the  parcels  have  been  zoned  for  large-scale  development 
purposes,  including  office,  retail,  or  hotel  uses. 

The  Midtown  Cultural  District  Zoning  (Article  38  of  the 
Boston  Zoning  Code)  and  the  proposed  Hinge  Block  Zoning  were 
developed  to  guide  the  reemergence  of  the  Midtown  Cultural 
District  as  a  center  of  commerce,  culture,  and  city  life. 
In  addition  to  setting  forth  height  and  density  limits  of 
the  district,  the  zoning  contains  specific  requirements  for 
environmental  impacts  and  public  benefits  associated  with 
development  projects. 
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5.    SELECTION  CRITERIA 

The  principal  standard  the  BRA  will  use  in  its  review  of 
proposals  received  in  response  to  this  RFP  will  be  the 
degree  to  which  the  proposal  responds  to  the  goals  and 
objectives  of  the  Midtown  Cultural  District  and  Hinge  Block 
Plans  and  Zoning,  and  to  the  degree  to  which  the  proposal 
maximizes  the  public  benefits  associated  with  the  parcels' 
development.   Other  criteria  include: 

o   Achievement  of  development  concept  as  described  in  this 
RFP; 

o   Other  public  benefits  offered  by  the  proposal  including 
construction  jobs,  property  tax  revenues,  urban  design 
amenities,  and  other  district-wide  benefits; 

o   Demonstrated  capability,  management  experience,  and 
financial  strength  of  the  development  team. 

The  parcels  will  be  disposed  of  in  "as  is"  condition.   The 
designee  will  pay  for  the  cost  of  any  utility  relocation  not  paid 
by  a  utility  company. 
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6.    SUBMISSION  REQUIREMENTS 

All  applicants  are  required  to  submit  ten  copies  of  the  proposals 
by  1:00  p.m.  on  September  28,  1990,  at  which  time  all  proposals 
will  be  publicly  opened  and  read.   Proposals  are  to  be  in  sealed 
envelopes  and  clearly  marked  as  proposals  for  Hinge  Block 
Parcels. 

The  proposals  should  be  submitted  to: 

Stephen  Coyle,  Director' 
Boston  Redevelopment  Authority 
One  City  Hall  Square 
Boston,  MA   02201 

Attention:      Assistant  Director  for  Urban  Design  and 

Development  —  Room  938,  Boston  City  Hall. 

All  proposal  received  by  the  above  deadline  will  be  reviewed  for 
compliance  with  the  conditions  and  requirements  contained  in  this 
RFP.   All  submission  materials  are  public  documents. 

The  BRA  will  transfer  the  parcels  to  those  developers  whose 
proposals  best  meet  the  criteria  set  forth  in  this  RFP.   The 
designated  development  team  will  be  subject  to  subsequent  stages 
of  BRA  development  review  and  to  all  applicable  State 
environmental  reviews.   The  BRA  reserves  the  right  to  reject  any 
or  all  proposals  received. 

Specific  submission  requirements,  submitted  in  an  8-1/2  inch  by 
11  inch  format,  are  as  follows: 

Applicant  Information 

1.  Letter  of  Interest  introducing  the  development  team, 
including  the  developer,  architect,  and  other  consultants. 

2.  Relevant  past  experience  of  the  development  team. 

3.  Redeveloper 's  statement  of  Public  Disclosure  and  Statement 
of  Qualifications  and  Financial  Responsibility. 

Development  Proposals 

1.    Project  summary,  including  a  description  of  proposed  uses 
and  public  amenities,  proposed  ownership  structure,  and 
anticipated  development  schedule. 
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7.  PTMANCIAL  INFORMATION 

1.  Development  pro  forma,  including  sources  and  uses  of  funds. 

2.  15-year  operating  pro  forma. 

Design  Submission 

1.  A  study  model  at  a  scale  of  1"  =  40',  prepared  in  sufficient 
detail  to  evaluate  the  relationships  of  height  massing,  and 
proportion  to  surrounding  buildings  and  spaces.   The  model 
will  be  placed  within  the  BRA  context  model  for  evaluation. 
The  BRA  model  is  available  for  viewing  during  business 
hours. 

2.  Conceptual  elevations  of  all  facades;   The  exterior 
elevation  drawing  requirement  may  be  satisfied  by  submission 
of  the  required  perspective  views,  described  in  item  4 
below,  if  the  renderings  depict  all  facades. 

3.  A  site  plan  prepared  in  sufficient  detail  to  describe  the 
proposed  improvements  to  the  site.   The  plan  must  identify 
the  proposed  pedestrian,  vehicular,  and  service  access. 

4.  Eye-level  exterior  perspective  views  showing  the  proposed 
project  in  the  context  of  the  surrounding  buildings  and  open 
spaces,  and  at  least  one  eye-level  interior  perspective  view 
showing  the  character  of  the  main  public  space(s).   An 
aerial  perspective  view  may  be  used  in  lieu  of  the  exterior 
perspective  views,  provided  it  contains  sufficient  detail. 

5.  Any  additional  plans,  elevations,  and  sections  as  may  be 
required  to  understand  the  organization  of  the  proposed 
project. 

5.    Description  of  the  principal  materials  to  be  used  for  the 
exterior  facades  and  major  public  outdoor  spaces. 


A  submission  fee  of  $5,000  is  required.  Unsuccessful 
applicants  will  receive  a  refund  of  $3,000  and  $2,000  shall 
be  retained  by  the  Authority  for  processing  the  submissions 
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a.    CONTRACT  TERMS  AND  CONDITIONS 

In  compliance  with  M.G.L.A.  Chapter  30B,  the  terms  of  the  final 
agreements  relative  to  the  proposed  disposition  must  be  in 
substantial  compliance  with  the  terms  and  conditions  for  the 
proposed  development  set  forth  in  this  RFP.   Accordingly,  such 
terms  and  conditions  will  be  incorporated  in  the  following 
documents  prior  to  final  conveyance: 

1.  A  Land  Disposition  Agreement  setting  forth  terms  and 
conditions  for  conveyance  of  the  property,  which  will  be 
consistent  with  the  development  concept,  goals,  and 
objectives  set  forth  in  this  RFP. 

2.  If  applicable,  a  Cooperation  Agreement,  pursuant  to  section 
31-14  of  the  Boston  Zoning  Code  (Code) ,  including  but  not 
limited  to  a  Transportation  Access  Plan  Agreement,  and  a 
Construction  Management  Plan  Agreement. 

3.  If  applicable,  a  Development  Impact  Project  Agreement 
pursuant  to  Articles  26A  and  263  of  the  Code. 

4.  A  Boston  Residents  Construction  Employment  Plan,  pursuant  to 
Chapter  12  of  the  Ordinances  of  1986  of  the  City  of  Boston, 
as  amended  by  Chapter  17  of  said  Ordinances,  and  Executive 
Order  Extending  Boston  Residents  Job  Policy,  signed  by  the 
Mayor  on  July  12,  1985. 

5.  Any  other  applicable  agreements  relating  to  the  transfer 
terms. 
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APPENDIX  A 
DISCLOSURE  FORMS 
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